
 
 
 
 
 

Planning Staff Report to 
Greenville Planning Commission 

March 13, 2020 
for the March 19, 2020 Public Hearing 

 

 
Docket Number: SD 20-001 

Applicant: Fant, Reichert & Fogleman Inc (c/o Neal Fogleman) 

Property Owner: NJKJ LLC & 209 East Stone Ave LLC (c/o Ron Rallis) 

Property Location: 205 & 207 E. STONE AVENUE 

Tax Map Number(s): 0035000501100, 0035000501200, 0035000501300,  
 0035000501500, 0035000501501 

Acreage: 1.0 acres 

Zoning: C-2, Local Commercial District  

Proposal: Major subdivision for an 18 lot single-family attached residential 
development 

Staff Recommendation: APPROVE, with staff comments and conditions 
 
 
Applicable Sections of the City of Greenville Code of Ordinances: 
Sec. 19-2.1.2(A), Administrative and decision-making bodies, Planning commission, Powers and duties 
Sec. 19-2.2.4(C), Common procedures, Neighborhood meetings, Neighborhood meeting required 
Sec. 19-2.3.13(A), Land development, Subdivision 
Sec. 19-6.7.2, Access standards 
Sec. 19-6.7.3, Utility standards 
 
 
Project Overview: 

The applicant proposes a major subdivision of 5 lots into 18 lots for single-family attached residences 
located along E. Stone Avenue and Elizabeth Street. This application includes the commercial use lot on 
the east side of the development that will use the new proposed road as access to E. Stone Avenue. This 
development proposes the installation of one new private street with full access on E. Stone Avenue and 
an emergency access on Elizabeth Street.  Sidewalks are included along one side of the private street with 
the widening of an existing sidewalk along E. Stone Avenue and extension of the sidewalk along Elizabeth 
Street.  Common Open Space is provided at the right rear corner of the property. 
 
 
Procedural Requirements: 

Pre-Application and Development Meetings 
A pre-application meeting and one other development meeting was held between the applicant and City 
Staff from Planning, Civil Engineering, and the Fire Department.  Discussions have focused around 
vehicular access, pedestrian facilities, unit orientation, roadway design and parking location. Modifications 
made, since the pre application meeting and the subsequent meetings with Staff, reflect plans that address 
minimum City Ordinance standards and more closely align with the overall goals of Staff and the City. 

 



Neighborhood Meeting 
The applicant held a neighborhood meeting on March 11, 2020, as required by subsection 19-2.2.4 of the 
Land Management Ordinance.  A list of those in attendance and a summary of the attendees’ concerns, 
expressed at the meeting, was provided to Planning Staff by the applicant and is included at the end of this 
report.  A member of Planning Staff attended this meeting and confirmed that the provided summary 
accurately recounts comments from the meeting. 
 
 
Site Information: 

The proposed subdivision is generally located at 207 E. Stone Avenue, at the intersection of E. Stone 
Avenue and Elizabeth Street.  This is one block east of N. Main Street on E. Stone Avenue and is the 
current site of Waco Park.   

The subject property is zoned C-2, Local Commercial District.  Current land use of the property is a public 
park and two buildings previously occupied by office-type uses.  Adjacent land uses include auto sales to 
the west, office/retail use to the east, residential to the north (rear) and mixed residential, retail, and service 
uses to the south across E. Stone Avenue.  The future land use designation is Mixed Use Neighborhood, 
which prescribes a mixture of residential and commercial uses along the E. Stone Avenue corridor. 

The City currently has an agreement to use the two western properties, associated with this application, for 
use as a park.  The “Aria” sculpture, in Waco Park, is to be relocated to Sue Simpson Garden. The sculpture 
relocation has been coordinated by Economic Development and Arts in Public Places, in collaboration with 
the Parks and Recreation Department and the project developer. 

A recombination plat was submitted, with the purpose of consolidating the proposed residential properties 
and splitting the commercial use onto its own parcel.  Though the recombination plat was approved, the 
commercial property still remains part of this request because its future access to E. Stone Avenue, post 
development, will be through the private road proposed with this development plan. 
 
 
Staff Analysis: 

Development Use, Layout and Dimensional Requirements 
The C-2, Local Commercial District allows a density of up to 20 residential units per acre.  Incorporation of 
18 single-family attached dwellings on a 1.0 acre tract, as proposed in this development plan, is consistent 
with maximum density standards. 

The conceptual location of units on the plan provide evidence that a layout that complies to zoning 
standards, for single-family attached residences, is feasible.  The homes adjacent to E. Stone Avenue and 
Elizabeth Street will have front entrances that face these roadways and proposed setbacks, along these 
roadways, are compatible with existing development patterns.  All other setbacks, on the plat, are consistent 
with C-2 district dimensional standards for single-family attached developments. 
 
Vehicle Access and Circulation 
There is one proposed private street, named Nordic Drive, which name has already been approved through 
Greenville County E911 services.  The roadway has a 30’ right-of-way width along the entirety of the street.  
Variable drive surface widths are provided, with 24’ road width from curb face to curb face at the entrance 
from E. Stone Avenue to the first corner, 26’ road width from the corner to the ingress/egress drive, and 24’ 
width from that point to the termination of Nordic Drive.  The new entrance to the development will also 
consolidate curb cuts along E. Stone Avenue by eliminating previous business entrances and sharing an 
entrance with the existing business at 209 E. Stone Avenue. 

An ingress/egress easement is proposed at the rear of the property for access to guest parking and 
“Common Area 1” and is not subject to the City’s private road standards.   

A grass paver drive surface emergency access is proposed, from Nordic Drive to Elizabeth Street, with an 
entry gate to restrict general vehicle traffic access into the subdivision.  Staff does not support the inclusion 
of this emergency access. The number of units does not necessitate its provision, the modifications to the 
curb and sidewalks would make this an apparent access point despite the use of grass pavers, and an 



access gate is contrary to City’s goals to limit gated access and not provide precedent for gated access to 
a residential development. 
 
Parking 
Required parking, for single-family attached use, is a minimum of 2 spaces per dwelling and guest space 
parking must be provided at a rate of 0.25 spaces per unit. Unit parking is provided, through garages on 
the ground floor of each unit, and is accessed from Nordic Drive and the private ingress/egress easement. 
Five guest spaces have been provided via three spaces located near the common area, at the rear of the 
property, and two spaces along Nordic Drive. 

Parking for the commercial property, at 209 E. Stone Avenue, complies with minimum requirements for the 
existing “Indoor entertainment” use through a mixture of on-site parking and a recorded off-site parking 
agreement. 
 
Pedestrian Facilities 
Pedestrian infrastructure upgrades are proposed both around and on the site.  The preliminary plat shows 
the existing sidewalk, on E. Stone Avenue, expanded to 8’ in width and is consistent with other recent 
sidewalk improvements along E. Stone Avenue.  Additionally, the 5’ sidewalk, along Elizabeth Street, will 
be extended to the project limits. 

Internal to the development, sidewalks are proposed, on one side of Nordic Drive, to connect to existing 
sidewalks on E. Stone Avenue and Elizabeth Street.  Original discussions, with the developer, included 
sidewalks on both sides of the street. However, development constraints resulted in the current proposal 
of sidewalks on one side of the street and the expansion of sidewalk width on E. Stone Avenue. 
 
Common Open Space/Recreational Space 
The plat shows two common areas that exceed minimum open space requirements. 

Open space required: 3,600 SF 
Open space provided: 4,735 SF (excluding area used for parking) 
 
Landscaping, Screening, and Buffering 
A preliminary landscape plan has not yet been submitted. Street tree requirements will be enforced along 
the proposed private roads and existing public roads.   
 
 
STAFF RECOMMENDATION:   

APPROVE, with staff comments and conditions 
 
 
Staff Comments and Conditions 

Planning Conditions 

Conditions: 
Remove the emergency access along Elizabeth Street and provide adequate turnaround needed for the 
Fire Department and emergency services at the end of Nordic Drive.  The emergency access, proposed 
from Elizabeth Street, is not necessary or required by code due to the limited number of units proposed 
with this development.  The need for a curb cut and access drive associated with the emergency access 
is a disturbance to the existing curb line and sidewalk and the necessity of an access gate is contrary to 
City’s goals to limit gated access and not provide precedent for gated access to a residential 
development. 
 
Civil Engineer Comments  

Standard Comments 
1) The development shall meet the requirements of Article 19-2.3.13(A) Land Development – 

Subdivision of the Land Management Ordinance of the City of Greenville. 



2) All proposed public and private improvements shall meet the requirements of Section 19-6.7 

Site Development and Related Infrastructure of the City’s Land Management Ordinance. The 

design and construction of the public and private infrastructure shall conform to all applicable 

federal and state regulations and the requirements of the City’s design and specifications 

manual. 

3) Right of Way Encroachment Permits - All improvements proposed within the City’s public right 

of way shall be subject to the requirements of Articles I and II of Chapter 36 – Streets, Sidewalks 

and Other Public Places of the City of Greenville Code of Ordinances. As required, all 

improvements or construction activity performed within the City’s public right of way will 

require an approved encroachment permit. 

4) Final Plat – A Final Plat shall be recorded for the subdivision. The final plat will require a 

separate application and shall be submitted in conformance with the Final Plat requirements as 

outlined in Appendix F of the City’s Administrative Manual. All required public and private 

infrastructure improvements shall be permitted, constructed and accepted by the respective 

agencies or a bond in the amount of 125% of the infrastructure costs shall be provided to the 

City prior to recording the final plat. 

5) A Site Plan Permit shall be approved for the development detailing the demolition, grading and 

stormwater, utility improvements and site access.  

 
Site Specific Comments 

6) Access - The proposed development is accessible from East Stone Avenue which is owned and 

maintained by the SCDOT and Elizabeth Street which is owned by the City of Greenville. 

Vehicular access to the townhome units will be provided via a new private road and a private 

alley. The private road shall be designed and constructed to an acceptable road design standard 

for a low volume single family attached development.  

7) The development is proposing to reconfigure the access to the 209 East Stone Avenue to be 

from the new private road. A perpetual ingress/egress easement shall be recorded for this 

access prior to approval of the site permit. 

8) Private Street – The development proposes the construction of two privately owned streets to 

provide access to the residential lots. Ownership of the private roads shall be established and 

specified on the final plat. The final plat shall delineate the right of way easement for the street 

shall include a statement wherein the rights and obligations of the interested parties and the 

city are enumerated; to wit: " Each owner of property shown on this plat is provided access to a 

public street by the private street or alley shown in which each property owner has a perpetual 

undivided interest of access. Further, this easement shall provide ingress and egress to agents 

and employees of the City of Greenville for the purpose of establishing, maintaining, repairing, 

etc. designated public utilities located within the easement and providing public services, 

including, but not limited to, fire and police protection, to the properties reflected on this plat. 

Approval of this plat by the City of Greenville through its authorized agents does not constitute a 

representation that the easement is actually constructed as shown on the plat or that the 

easement meets the design standards certified to by the design engineer. The City in its sole 



discretion may prohibit further subdivision of any lot reflected on this plat. The City will not 

accept any offer of public dedication of this private access way unless it is designed and 

constructed to prevailing public street standards and 100% of the costs of improvements are 

assessed to the lots reflected on the plat.” 

9) Sidewalks - Sidewalks shall be provided along the private streets or internally through the 

common area as shown to provide internal pedestrian circulation and to connect each property 

to East Stone Avenue. The existing sidewalk along East Stone Avenue shall be upgraded as 

necessary to meet the City’s standard for width, cross-slope and condition. The curb and 

sidewalk on Elizabeth Street shall be extended for the full length of the property frontage. 

10) As part of the curb and sidewalk improvements on Elizabeth Street, the street shall be widened 

as necessary for the length of the property frontage to maintain a consistent curb line along the 

road. 

11)  Sight Triangles - Minimum 25’x25’ sight triangles shall be established at all street intersections 

to include the intersection of Elizabeth Street and Stone Avenue. Sight triangles are measured 

from the curb or edge of the pavement, and defined as the triangular area created by a line 

connecting points on the front and side at the defined distances. Within the sight triangle no 

fence, wall, sign or other structure, no slope or embankment, no parked vehicle, no hedge, 

foliage or other planting, and no other object shall be placed, erected, or maintained that would 

obstruct visibility between a height of three feet and nine feet measured vertically from the 

ground level at the pavement. The sight triangle easement shall be shown on the final plat. 

12) All existing driveway cuts along East Stone Avenue and Elizabeth shall be closed with curb & 

sidewalk matching the existing street typical section. 

13) The development will require an extension of the City’s sanitary sewer system and an extension 

of the water system to serve the new lots. Easements will be required through the site for the 

utility extensions and recorded with the final plat for the subdivision. The preliminary site plan 

reflects connecting to an existing sanitary sewer line in Elizabeth Street. According to City 

records, there is not a sewer line in Elizabeth Street. 

14) Per City Ordinance 36-109, any utility cut exceeding 20 feet in length or width may require 

repaving the road up to 100 feet on either side of the repair area. The utility impacts and street 

repair requirements will be evaluated further and permitted with the required site permit.  

15) Site Accessibility – All amenities and common features within the development must meet site 

accessibility requirements of the IBC.  

16) HOA Covenants, Conditions and Restrictions – A declaration of covenants, conditions and 

restrictions shall be recorded with the Greenville County Register of Deeds Office establishing 

ownership and maintenance responsibilities of the stormwater management features, green 

space and other common elements of the subdivision. A reference to the declaration of 

covenants and restrictions shall be provided on the final plat. 

 
 
Environmental Engineer Comments 

Comments: 
1) Wastewater – Wastewater service for the development will be subject to the following conditions: 



a. There are no existing City sewer mains available to serve this development in Elizabeth Street, 

but there are existing City sewer mains available in E. Stone Ave.  The proposed layout will 

need to be revised.  The developer must confirm that the existing sewer system/treatment 

plant has available flow from the City and ReWa by submitting a Sewer Capacity Request 

Form (Service Lateral Fillable Form aka PSSAR). 

b. The wastewater permitting and acceptance process shall meet those requirements set forth 
in the City of Greenville Design and Specifications Manual Chapter 8. 

c. Each building shall have a separate and direct connection to the City’s sanitary sewer main. 
d. Prior to using an existing lateral, the existing lateral must be tested to ensure that it conforms 

to City of Greenville performance requirements. Provide a video documenting the condition of 
the existing service connection prior to its reuse. A new lateral will be required if the existing 
lateral is in poor condition. The final Certificate of Occupancy will not be issued until the lateral 
is shown to be in good condition or a new lateral is installed. 

e. Each building shall require a new service fee through ReWa.  
2) Stormwater Management – The development is considered a larger common plan and must be 

performed in conformance with the City’s stormwater ordinance (Article 19-7: Stormwater 
Management). Specifically, you will need to have a Professional Engineer prepare a non-single 
family site plan for the development and it will be subject to the following conditions: 
a.  A stormwater plan is required to be submitted with the non-single family site plan 

permit.  Submit the major, minor or the soil erosion and sediment control stormwater plan as 
appropriate. 

b. At a minimum, a stormwater plan should include: 
i. Proposed layout. 
ii. Appropriate erosion control best management practice standard details. 
iii. A construction entrance. 
iv. A concrete washout. 
v. Silt fence 

c. The plan should also show any drainage details needed to ensure the development will not 
adversely impact adjacent properties and will adequately control runoff from offsite. 
a. If the proposed development creates a new impervious surface greater than or equal to 

0.25 acres, water quantity will be required for the 2,10 & 25 year 24 hour storm event with 
no significant increase in the 100 year 24 hour storm event.  

b. Any stormwater drainage system conveying offsite water shall be designed in compliance 
with the Stormwater Ordinance.  

c. Water quality treatment is required when either: 

 The proposed development has a total impervious surface area ratio of 60% or 
greater and disturbs 50% or more of the parcel or larger common plan over a five 
year period; or; 

 The proposed development creates a new impervious surface greater than or 
equal to 0.25 acres. 

Floodplain – A portion of the subject property is not located in a FEMA floodplain as determined utilizing 
2014 Flood Insurance Rate Maps.  
 
Traffic Engineer Comments 

Comments: 
Traffic Impact Analysis form is required for all proposed developments.  It can be found at: 
http://www.greenvillesc.gov/TrafficImpactAnalysis.  Please fill out and submit online. 

Please refer to Civil comments regarding sight triangles and roadway design requirements. 
 
Parks & Recreation Comments 

Comments: 
1) Aria sculpture is to be relocated to Sue Simpson Garden. This relocation process is underway and 

being coordinated by Economic Development and Arts in Public Places in collaboration with the 



Parks and Recreation Department and the project developer. The sculpture will be relocated prior 
to any construction work on site. 

2) Landscape and tree requirements will be addressed during site permitting.   
3) Developer agrees to work with Staff to develop an eight foot sidewalk along East Stone Avenue for 

length of development, as feasible. Design development and coordination shall occur during site 
permit phase. 

 
 

Fire Department Comments 

Comments: 
No opposition to [subdivision request].  Site plan may require revisions depending on building height.  If 
building height to highest point exceeds 30 feet, aerial access will be required, which includes 26 foot 
roadways and access along one entire side of each building.  Access must be within 15 feet of face of 
structure and no more than 30 feet from building face.  Dead-end streets or drives that exceed 150 feet in 
length will require an approved turn-around. 


